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ABSTRACT 
 
 In Durham, NC, concerns about evictions have come to the forefront as the city 
deliberates over the strategies to address an increasingly unaffordable housing market. In 
2017, over 10,000 summary ejectments (evictions) were filed. However, not all of the filed 
eviction notices were for tenants not paying rent. These no-fault evictions are an understudied 
and underdiscussed segment of evictions in Durham, which are occurring behind a national 
narrative focused on the faults of tenants. And as these evictions continue, community 
development practitioners lack an understanding of how the process of evictions specifically 
affects physical and mental health, and how not being at fault moderates the pathways. This 
project showcases portraits of two tenants relying on Section 8 vouchers who experienced a 
no-fault eviction judgment, and depicts changes in their health. Their stories are accompanied 
by contextual background and a literature review that grounds their experiences. The goals 
of the project are to (1) challenge the idea that evictions occur at the fault of tenants, and (2) 
accelerate the inclusion of public health practices and solutions in addressing evictions in 
Durham. The portraits of Disrupted are available on DurhamDisrupted.com.  
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I.           Introduction 
10,307 evictions were filed in 2017 in Durham, North Carolina.1 Not all of the filings were for 
unique cases; often, some tenants would receive multiple eviction notices from the same 
landlord. Many times, these evictions have nothing to do with late or nonpayment of rent. 
We’re calling these no-fault evictions.2 Those facing no-fault evictions do not understand 
what they did wrong or why their homes are suddenly at risk. Because no literature exists on 
no-fault evictions, there are no statistics tracking the percentage of tenants who are not at 
fault in the overall number of eviction filings. This project serves as one of the first explorations 
of no-fault evictions through tenant stories, however, it also provides a general portrayal of 
evictions in the City and County of Durham given limited data. 
Affordable housing advocates believe people who receive eviction judgments also experience 
poor health outcomes,3 but it is unclear what exactly happens to tenants’ wellbeing. Through 
photo stories of low-income tenants, we can begin to illustrate the health effects evictions 
have on people’s bodies and minds. The goal of this project is to share the stories of evictions 
and health with the Durham community and initiate efforts dedicated to addressing evictions. 
There are four activities that compose this Master’s Project: (1) a grey and scholarly literature 
scan about evictions, housing instability, and health; (2) two photojournalism case studies of 
tenants’ experiences with evictions and associated health outcomes; (3) two community 
events held in Durham, NC, featuring the photographs and stories of tenants and a moderated 
community discussion about leveraging the City’s $95 million affordable housing bond 
referendum up for voting in November 2019; and (4) a website (DurhamDisrupted.com) 
compiling the findings and photographs of this project.  
This paper serves as a documentation of the activities and findings. First, I present a 
background on eviction in the City and County of Durham, NC, and its relationship to 
gentrification (Part II). Then, I present a grey and scholarly literature scan exploring the 
connection between eviction and health (Part III). The literature review helps inform the 
project design and approach to the tenant stories (Part IV). In Part V, I share the tenant stories 
and then conclude with implications (Part VI) for the City and County.  
 
  
                                                 
1 North Carolina Administrative Office of the Courts (NCAOC), “Case Activity Reports Fiscal Year 2016 – 2017.” 
2 Term coined by Dr. Mai Thi Nguyen 
3 Desmond and Kimbro, “Eviction’s Fallout: Housing, Hardship, and Health.” 
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II.     Background 
The Eviction Process 
Evictions are forced moves that can be either informal or formal. This section presents the 
journey of eviction for tenants renting in the private market. 
Informal Evictions 
Informal evictions are forced moves that do not go through the court system. Landlords might 
pay tenants a few hundred dollars to move, remove doors, or engage in any other variety of 
activities that forces the tenant to leave forcefully.4 Sometimes landlords would meet with the 
tenant to let them know they’re considering filing an eviction, and instead of leaving that 
mark on the tenant’s record, the tenant is asked to move.5 Statistics on informal evictions are 
limited because these types of moves often lack any legal documentation. A 2016 survey of 
low-income Milwaukee tenants found that 48% of all forced moves were due to informal 
evictions.6 For comparison, formal evictions that occurred from a court-ordered judgment 
made up 24% of forced moves, while those that occurred due to foreclosure made up 28% of 
forced moves. 
Formal Evictions: Summary Ejectment 
Formal evictions are done through summary ejectment, but not all summary ejectment filings 
result in an eviction. Tenants, landlords, and sometimes attorneys, could settle the case 
outside of the magistrate.  
In North Carolina, there are 4 reasons why a landlord can legally file for a summary ejectment:7 
1. Non-payment of rent: not paying rent after a 10-day grace period 
2. Hold over: the lease ends, but the tenant chooses to stay 
3. Breach of contract: The tenant violates the terms of the lease 
4. Criminal activity: the tenant engages in criminal activity  
Most summary ejectment filings are for non-payment of rent, which tends to be what 
dominates the conversations about eviction.8 For a smaller, unmeasured percentage of cases, 
tenants can be evicted for staying in the property after the landlord provided a 30-day notice 
for moving, or if they breached an aspect of the contract.  
                                                 
4 Ibid. 
5 Jimenez-Magdaleno, “Interview with Rick Soles Property Management.” 
6 Desmond, “Milwaukee Area Renters Survey.” 
7 North Carolina Judicial Branch, “Complaint In Summary Ejectment.” 
8 Idzikowski, “A Snapshot of Evictions in North Carolina”; Jimenez-Magdaleno, “Conversation with Attorney Peter 
Gilbert.” 
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With no-fault evictions, landlords tend to file summary ejectment as hold over and breach of 
lease. The two portraits featured in the photo stories outline cases where the summary 
ejectment was filed for hold over.  
When a landlord takes an eviction to court, the burden of proof falls on the landlord. But 
housing attorneys like Brent Ducharme believe the threshold for proof is so low that the 
burden of proof “might as well be on the tenant.”9 The court only cares about legal status as 
evidence—meaning that they will review if rent was paid and if the landlord or tenant engaged 
in any activities that met the lease agreements or state law. If the tenant shares that they have 
been hospitalized on the month they fell behind on rent, or experienced any number of 
personal health hardships, there is no exception in state law that consider extraneous health 
circumstances. The tenant is always responsible.  
Figure 3. The Eviction Process by the North Carolina Justice Center10 
 
Figure 3 showcases the pathway to eviction developed by the Budget and Tax Center of the 
North Carolina Justice Center.11 Whether or not the tenant was at fault for any of the four 
reasons for summary ejectment, the process is the same.  
                                                 
9 Jimenez-Magdaleno, “Conversation with Attorney Brent Ducharme.” 
10 Idzikowski, “A Snapshot of Evictions in North Carolina.” 
11 Ibid. 
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However, the figure requires a couple of corrections based on a review with Legal Aid 
attorneys.12 After a case is heard at small claims court, the tenant can file an appeal that takes 
the case to District Court (not shown in the figure). If a tenant were to file an appeal, the 
tenant can petition to proceed as indigent, which allows the court to waive the $150 
application fee. The appeal also enables tenants to make manageable rent bond (a security 
deposit)—and for tenants considered indigent, the rent bod is lowered and prorated. 
The final item in the eviction process flowchart notes that the tenant has 5-7 days to retrieve 
their belongings, but sometimes the tenant will only have one day to retrieve their belongings. 
Landlords might choose this option to avoid triggering a temporary stay that indicates the 
tenant is allowed to remain at the property.13 
An Eviction Record: Whether Evicted or Not 
If a landlord proves the case and the tenant is evicted, the tenant will have an eviction record 
on their credit history that remains there for up to seven years. Most of the time, a tenant 
who is evicted could also lose their Housing Choice Voucher (referred to as Section 8 voucher 
for the rest of this paper) depending on the reason for the eviction, especially if it is due to a 
violation in the lease.14 The Durham Housing Authority decides whether the reason for an 
eviction affects a tenant’s ability to keep their voucher. For example, if the Housing Authority 
believes a tenant was evicted because the property owner wanted to sell their property, the 
tenant is encouraged to contact Housing Authority to ensure they do not lose their voucher. 
If a tenant proves their case and they are not evicted, the County cannot guarantee that an 
eviction judgment from small claims court would be erased even if the case was taken to 
District Court.15 Often, a tenant’s legal representative can ask small claims court to submit an 
order to remove the small claims summary ejectment filing from the tenant’s record. There is 
no mechanism to automatically do this. In one of the tenant portraits in Part V, a tenant who 
won her case experienced the consequences of an incidental record. According to the Eviction 
Diversion Program, the City’s Clerk Office characterizes this issue as a “computer issue” and 
that they do not have a means to “destroy a judgment.”16 
To battle these remaining records for tenants who have won their case, attorneys recommend 
tenants to keep copies of the court outcomes.  
Eviction and Gentrification 
Beyond understanding the process of an eviction, it is imperative to also understand the 
connection between gentrification and eviction.  
                                                 
12 Jimenez-Magdaleno, “Conversation with Attorney Brent Ducharme.” 
13 Jimenez-Magdaleno, “Interview with Rick Soles Property Management.” 
14 City of Durham Department of Neighborhood Improvement Services, “North Carolina Tenant Training Program 
Manual: A Practical Guide for Tenants.” 
15 Jimenez-Magdaleno, “Conversation with Attorney Brent Ducharme.” 
16 Ibid. 
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Evictions are often perceived as being a symptom of gentrification.17 This project uses Bates’ 
(2013) 18  definition of gentrification, which defines the phenomenon as a neighborhood 
change process involving (1) increased public and private investment; (2) rapid increases in 
housing prices; and (3) demographic and economic shifts in an area that result in experiences 
of housing instability for a segment of residents living in the area, often vulnerable 
racial/ethnic populations.  
The logic follows that neighborhoods in early stages of gentrification (marked by rising 
property values, stagnant/unequal wages, and demographic changes) are more likely to 
experience an increase in evictions;19 further, the limited national data that exist on evictions 
indicate that cities with the highest rates of evictions are often ranked as affordable and up-
and-coming places to live. 20  Cities with neighborhoods in the midst of late-stage 
gentrification, like Washington, D.C., or Austin, TX, have eviction rates at or below the national 
average compared to large or midsize southern cities in early- to mid-stages of gentrification, 
like North Charleston, SC, or Durham, NC. 21 , 22  This trend suggests that the relationship 
between gentrification and evictions is temporally-dependent, and in need of more 
understanding as southern cities continue to be at the forefront of this issue.     
Durham as a Focal Point 
Understanding Durham City and County’s acceleration in gentrification can help the Durham 
community understand why evictions continue to occur and how we can potentially mitigate 
them. In Durham County, an increasing population (20% increase from 2000 to 2010) and 
increasing demand for housing has led to a fervent debate about housing affordability and 
questions about for whom the City-County is planning.23 Since the leadership of former 
Mayor Bill Bell starting in 2001, the City has prioritized “large-scale neighborhood 
revitalization” to combat endemic poverty, 24  focusing on reducing crime, redeveloping 
dilapidated homes, and promoting economic development. Downtown Durham Inc. 25 
reported that since 2000 more than $1.7 billion of public and private investments have 
occurred in “less than one square mile” in downtown Durham. 
The City also promotes a list of recent public investment projects used to leverage private 
investment in Durham,26 which include developments like One City Center—a 27-story $88 
                                                 
17 Fisher, “Map Monday: Eviction in the United States.” 
18 Bates, “Gentrification and Displacement Study: Implementing an Equitable Inclusive Development Strategy in the 
Context of Gentrification.” 
19 Chum, “The Impact of Gentrification on Residential Evictions.” 
20 Fisher, “Map Monday: Eviction in the United States.” 
21 Blau, “Black Southerners Are Bearing the Brunt of America’s Eviction Epidemic.” 
22 Eviction Lab, “Eviction Map & Data: Durham County.” 
23 Vaughan, “Durham Evictions : ‘We Need to Declare a Housing Crisis.’” 
24 Willets, “Mayor Bill Bell Has Overseen a Bull City Renaissance. So Why Has Durham’s Poverty Rate Gone Up 
on His Watch?” 
25 Downtown Durham Inc., “For Investors.” 
26 City of Durham, “Public Investment Snapshot.” 
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million development project housing luxury apartments, restaurants, and an urban market, 
with $3.97 million in subsidies. One City Center is considered the second largest project in 
downtown Durham.27 Meanwhile, from 2000 to 2011, the City has seen a 22% increase in 
median rent and an increasing shortage of affordable rental units for very low to extremely 
low income households.28 Lado and Enterprise Community Partners Inc. provided an example 
that “for every 100 renter households with incomes below 30% [area median income (AMI)], 
there are 38 rental units that are affordable to them” (slide 20).29 In short, the City has battled 
these seemingly opposing attempts at attracting and retaining businesses and development 
while addressing concerns around the stock of affordable housing.  
Trends in Durham 
In Durham County, eviction filing (legally filed as summary ejectment) trends have slowly, but 
consistently, decreased since 2012 (Figure 1). Despite these declines, the County, tenants, 
and landlords are still dealing with over 10,000 eviction filings in each of the past three years. 
The last time eviction filings were below 10,000 was in 2003 according to the Sheriff’s 
Department, though those numbers are unverified.30  
Though data are pending for eviction filings in 2018, the Durham Eviction Diversion Program 
estimated receiving almost 900 cases per month in 2018.31 The Diversion Program could only 
represent a fraction of the cases due to understaffing, indicating that thousands of tenants 
each year go to court without representation.  
Meanwhile, most landlords appear in court with legal representation. This reflects the Durham 
Human Relations Commission’s (DHRC) (2018) estimate that 95% of tenants in Durham 
County have gone unrepresented in court based on point-in-time data in December 2017. 
Providing tenants with legal representation has shown to reduce eviction rates in various cities 
across the nation, including in Washington, D.C., New York City, Philadelphia, and San 
Francisco.32 
 
 
 
 
 
 
 
                                                 
27 Sorg, “Durham City Council Approves Incentives for New Skyscraper, Renovation of Jack Tar Motel, Buildings 
Downtown.” 
28 Lado, “City of Durham, NC, Housing Profile.” 
29 Ibid. 
30 Killeen, “A Conversation About Evictions.” 
31 Jimenez-Magdaleno, Conversation with Attorney Brent Ducharme and Peter Gilbert.  
32 The Durham Human Relations Commission (DHRC), “The Durham Human Relations Commission 2018 Report 
on Evictions Crisis in Durham County.” 
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Figure 1. Summary Ejectment Filings in Durham County, 2012 to 201733 
 
Distribution of Evictions in Durham County 
Eviction filings often occur because households fall behind on rent.34 Households that fall 
behind on rent tend to be housing insecure and are cost-burdened. Cost-burdened 
households spend more than 30% of their income on rent, and severely cost-burdened 
households spend more than 50%.35 In 2016, the average Durham County household spent 
29.5% of their household income on rent.36  For racial and gender minorities, there are 
disparities in the proportion of cost-burdened households. In 2000, women of color shared 
the highest percentage of being cost-burdened, at 47%, and by 2015, they remained the most 
cost-burdened group at 52%.37 Meanwhile, since 2000, men of color experienced the greatest 
increase of cost burden, with a 67.9% increase. Table 1 lists the rent cost-burden in Durham 
County by race and gender from 2000 to 2015. 
 
Table 1. Share of Cost-Burdened Tenants by Race and Gender38 
Race and 
gender 
% of cost-burdened 
tenants in 2000 
% of cost-burdened 
tenants in 2015 
% change from 2000 
to 2015 
Men of color 28% 47% +67.9% 
                                                 
33 DataWorks NC, “Summary Ejectments Per Square Mile, 2017”; North Carolina Administrative Office of the 
Courts (NCAOC), “Case Activity Reports Fiscal Year 2016 – 2017.” 
34 Desmond and Shollenberger, “Forced Displacement From Rental Housing: Prevalence and Neighborhood 
Consequences.” 
35 Healthy People 2020, “Housing Instability”; King, “Food Insecurity and Housing Instability in Vulnerable 
Families.” 
36 U.S. Census Bureau, “Selected Housing Charactersitcs, 2011-2016.” 
37 PolicyLink, “When Renters Rise, Cities Thrive: Durham #RenterWeekofAction.” 
38 Ibid. 
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White men 32% 44% +37.5% 
Women of color 47% 52% +10.6% 
White women 46% 41% -10.9% 
DHRC reveals the racial disparities in eviction filing cases in Durham County is consistent with 
national demographic disparities in eviction rates, and the disparities in cost-burden and 
income between White and Black households in Durham County. 39  DHRC conducted an 
observational study for six days in December 2017 in Durham County Civil Court and found 
that 85% of tenants facing eviction were Black, 10% Latino, and 5% White. While the DHRC 
study is limited to only a few days in December, the Durham Neighborhood Compass shows 
that the greatest concentrations of eviction filings occur in predominantly racial minority 
neighborhoods.40 Key stakeholders in the City of Durham, including one of three housing 
court lawyers in Legal Aid, Peter Gilbert, and Durham City Mayor Steve Schewel, also suggest 
that the majority of those being evicted are Black mothers.41 
 
When it comes to where landlords are filing evictions in Durham County, the Durham 
Neighborhood Compass has mapped summary ejectments by census tract. Figure 2 shows 
screenshots of summary ejectments per square mile in 2012 and 2017, indicating how the 
greater concentrations of eviction filings fall within the City of Durham, mostly surrounding 
the outskirts of downtown Durham, East Durham, and the corridor toward Chapel Hill, NC. 
Black and Latino residents are predominant in these neighborhoods. The map corroborates 
trends in filings, with a general decline of evictions throughout the County. This could also 
indicate fewer opportunities to evict in that the areas with the greatest concentrations of 
evictions in 2012 have undergone faster rates of gentrification.42 
 
 
 
 
 
 
                                                 
39 The Durham Human Relations Commission (DHRC), “The Durham Human Relations Commission 2018 Report 
on Evictions Crisis in Durham County.” 
40 DataWorks NC, “Summary Ejectments Per Square Mile, 2017.” 
41 Jimenez-Magdaleno, “Conversation with Attorney Peter Gilbert”; Siegle, “Conversation with Mayor Steve 
Schewel.” 
42 Jimenez-Magdaleno, Conversation with Dr. Mai Thi Nguyen.  
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Map from the Durham Neighborhood Compass, a project of DataWorks NC. Visit the compass (https://compass.durhamnc.gov) to build
your own map!
Summary Ejectments Per Square
Mile, 2012
COUNTY
evictions per sq mi
0 52 138 266 394 1000
Neighborhood Compass - Summary Ejectments Per Square Mile, 2012 https://compass.durhamnc.gov/#print/SUMEJECT/blockgroup/
1 of 1 3/25/19, 10:59 PM
Figure 2. Summary Ejectments in Durham County Per Square Mile, 2012 and 2017 
 
Source: Durham N ighborhood Compass, 2019 
Responses to Evictions in Durham 
The City’s attempt to address evictions has primarily focused on financially supporting the 
Durham Eviction Diversion Program, an initiative created in 2017 aimed at providing legal 
services to tenants with eviction notices, and on providing emergency rental assistance.43 The 
program is run through Duke’s Civil Justice Clinic and is staffed by Legal Aid attorneys. But 
such response serves as a temporary relief solution to housing stability in Durham. According 
to the Durham Eviction Diversion Program, Legal Aid attorneys are seeing similar eviction 
filings in 2018 as they did in 2017, with the program receiving nearly 900 cases a month but 
unable to represent most of them with the current staffing.44 Of the cases that the Diversion 
Program represented in the first year of the program, the attorneys were able to help about 
79% of tenants avoid eviction.45 However, it is unknown how many of those tenants stayed in 
                                                 
43 Vaughan, “Eviction ‘crisis’ in Durham: What Will It Take to Fix It ?” 
44 Sheridan, “The Fight for a Home in Durham.” 
45 Willets, “When an Informal Lease and an Informal Eviction Combine, Tenants Can Have Few Means to Hold 
Landlords Accountable.” 
Map fr m the Durham Neighborhood Compass, a project of DataWorks NC. Visit the compass (https://compass.durhamnc.gov) to build
your own map!
Summary Ejectments Per Square
Mile, 2017
COUNTY
evictions per sq mi
0 52 138 266 394 1000
Neighborh od Compass - Summary Ejectments Per Square Mile, 2017 https://compass.durhamnc.gov/#print/SUMEJECT/blockgroup/
1 of 1 3/25/19, 10:52 PM
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their home after their case closed.   
As of February 2019, the City’s Community Development Department (CDD) released a 
proposal for affordable housing investment for the next five fiscal years.46 In the proposal, 
CDD outlines strategies aimed at preserving existing rental housing and producing “green, 
affordable rental housing” for households <50% AMI. 47  In addition, the proposal notes 
expansions for funding for eviction diversion efforts, which begun in the third quarter of fiscal 
year 2019, with plans to allocate $200,000 for the upcoming fiscal year. At the County-level, 
Durham also provides limited emergency rental assistance for individuals who need short-
term financial support to cover monthly bills through their Network of Care.  
Outside of legal and government involvement, various organizations help provide residents 
with emergency housing or support, including Urban Ministries, Families Moving Forward, 
Durham Rescue Mission Men’s Division, Housing for New Hope, Alliance Behavioral 
Healthcare, and Genesis Home. Some of these organizations have partnered with the City to 
work on rapid re-housing. However, the focus of these groups and partnerships is on 
homelessness and not directly evictions.  
 
III.        Evictions and Health 
A Literature Review 
The literature connecting evictions to specific health outcomes is limited. And in order to 
comprehensively understand the connection, we need to understand some of the conditions 
that lead to evictions: low wages and being rent cost-burdened. This section outlines health 
outcomes associated with housing instability broadly and evictions; it excludes any studies 
conducted outside of the United States.  
Cost-Burdened Households and Threats to Eviction 
Across the United States, there are disproportionate rates of housing instability among 
households that are facing economic hardship and are dependent on public assistance.48 
These households tend to experience housing instability because of the cost-burden of high 
rents.49  Cost-burdened households spend more than 30% of their income on rent, and 
severely cost-burdened households spend more than 50%.50 From 2008 to 2014, the number 
of severely cost-burdened households increased from 9.3 million to a record 11.4 million 
                                                 
46 Community Development Department, “Proposed Affordable Housing Investment FY20-FY24.” 
47 Ibid. 
48 King, “Impact of Data for Homeless Populations at the Facility , Local , and State Level.” 
49 United States Department of Health and Human Services, “Healthy People 2020.” 
50 Healthy People 2020, “Housing Instability”; King, “Impact of Data for Homeless Populations at the Facility , 
Local , and State Level.” 
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households in the United States. 51  The increase of severely cost-burdened households 
occurred at a disproportionately higher rate in low-income Black and Latino households; in 
2013, 23% of Black renting households and 25% of Latino renting households were severely 
cost-burdened. 52  However, cost-burdens are also increasing among moderate-income 
households across all racial groups.53 
Because of high rent cost-burdens, tenants tend to fall behind on rent, and when households 
cannot pay rent on time, they are more likely to be evicted (Desmond, 2015). Households that 
are extremely low-income (i.e., earning 30% or less of the area’s median income) and severely 
cost-burdened are especially prone to falling behind on rent payments, experiencing threats 
of eviction, and receiving eviction notices.54  
Once evicted, tenants face a high risk of homelessness.55 In a survey of twenty-five cities 
across the United States, 32% of city Mayors cited eviction as one of the main causes of 
homelessness among families with children.56 The National Law Center on Homelessness and 
Poverty outlined a series of regional reports showcasing the influence that evictions had on 
homelessness.57 For example, in New York City, 33% of families cited evictions as the primary 
reason for their homelessness.58  A survey of 1,218 renters in Seattle also found that 37.5% of 
respondents were completely unsheltered due to an eviction, while 25% were in shelters or 
transitional housing, and 25% stayed with friends or family.59 
We see demographic disparities of eviction throughout the U.S., which resemble the trends 
seen in Durham: Black mothers. For example, in the state of Michigan, single women 
households, Black households, and households with incomes that fall under or near the 
poverty line are significantly more likely to be evicted. 60  Low-income, Black women in 
Milwaukee, Wisconsin, faced the highest risk of eviction, accounting for 30% of all evictions 
in the city despite making up only 9.6% of the population.61 In San Francisco, low-income, 
immigrant families and youth were at the highest risk of experiencing various types of housing 
instability because of increased building development near their homes.62 
In attempt to understand the public health and economic impact of eviction, Collinson and 
Reed (2018) investigated the effects of court-ordered evictions on low-income adults in New 
York City. They parsed 200,000 New York City housing court cases from 2006 to 2016 and 
merged the cases with administrative data as proxies for socioeconomic and health outcomes 
                                                 
51 Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing 2016.” 
52 Desmond and Kimbro, “Eviction’s Fallout: Housing, Hardship, and Health.” 
53 Joint Center for Housing Studies of Harvard University, “The State of the Nation’s Housing 2016.” 
54 Ibid. 
55 Durham County Department of Public Health, “2014 Durham County Community Health Assessment.” 
56 The United States Conference of Mayors, “Hunger and Homelessness Survey.” 
57 National Law Center on Homelessness and Poverty, “Protect Tenants, Prevent Homelessness.” 
58 Ibid. 
59 Cookson et al., “Losing Home: The Cost of Eviction in Seattle.” 
60 Horowski, “Housing Instability and Health: Findings from the Michigan Recession and Recovery Study.” 
61 Desmond, “Unaffordable America: Poverty, Housing, and Eviction.” 
62 Health Impact Project, “A Systematic Review of Health Impact Assessments on Housing Decisions and Guidance 
for Future Practice.” 
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(i.e., public benefits, applications and utilization of homeless shelters, employment and 
earning data, and hospitalization). 63  The researchers then applied a quasi-experimental 
design to assess causality between evictions and these outcomes by randomly assigning 
closed eviction cases to the administrative data. The authors found that “evictions 
substantially increase residential mobility, homelessness, and mental health hospitalizations, 
lower earnings modestly, but have little effect on employment, earnings, or public assistance 
receipt.”64 The authors conclude that the lower than expected results are likely because those 
experiencing evictions are mostly living in poverty and labor market outcomes would not be 
significantly different post-evictions. 
However, Collinson and Reed’s findings contradict a public health understanding of the 
consequences of evictions. For example, in their assessment of the effects of voucher 
programs on low-income renters’ reported health status,65 used the Survey of Income and 
Program Participation and conducted an econometric analysis to find that renters who 
received vouchers spent less on health care costs over a year period. That is likely because 
tenants on vouchers tend to be cost-burdened and cut health care from their essential 
spending;66 and if they live in states with expanded Medicare, they also might rely on their 
Medicare coverage. 
Health Outcomes 
Table 2 summarizes reported health outcomes associated to various types of housing 
instability, including evictions.  
Outcomes Related to General Housing Instability 
In order to manage the cost of living, cost-burdened and severely cost-burdened households 
often reduce their spending on other basic necessities like food and medical care (Health 
Impact Project, 2016). Households that are severely cost-burdened spend 74% less on 
healthcare than households who spend the recommended amount on housing (Joint Center 
for Housing Studies, 2016). Children in households that are behind on rent are more likely to 
have diabetes, developmental delays, or be malnourished than children in households without 
rental cost-burdens. 67  Within households that moved multiple times within three years, 
children were likely to have poor oral care and moderate or severe chronic conditions.68 
                                                 
63 Collinson and Reed, “The Effects of Evictions on Low-Income Households.” 
64 Reed, “Research: Working Papers.” 
65 Pfeiffer, “Rental Housing Assistance and Health: Evidence From the Survey of Income and Program 
Participation.” 
66 Health Impact Project, “A Systematic Review of Health Impact Assessments on Housing Decisions and Guidance 
for Future Practice.” 
67 Burgard, Seefeldt, and Zelner, “Housing Instability and Health: Findings from the Michigan Recession and 
Recovery Study”; Health Impact Project, “A Systematic Review of Health Impact Assessments on Housing 
Decisions and Guidance for Future Practice”; Horowski, “Housing Instability and Health: Findings from the 
Michigan Recession and Recovery Study.” 
68 Busacker and Kasehagen, “Association of Residential Mobility with Child Health: An Analysis of the 2007 
National Survey of Children’s Health.” 
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Poor mental health outcomes are also associated with individuals experiencing housing 
instability. Across all types of housing instability, mental health conditions including 
depression, anxiety, and stress were prevalent in both children and adults.69  
Beyond the proximal health outcomes of experiencing housing instability, there are also distal 
health outcomes related to the consequences of experiencing homelessness—which is linked 
to evictions. When individuals or families experience homelessness, they are at greater risk of 
premature death, with women having a mortality rate 10 times higher than non-homeless 
women and men having a mortality rate 9 times higher than non-homeless men.70 Individuals 
experiencing homelessness die on average thirty years earlier than those who are not 
homeless, having an average life expectancy ranging from 48 to 64 years. 71  Those 
experiencing homelessness also have increased risks of chronic stress, cardiovascular disease, 
respiratory infections (e.g., tuberculosis), asthma, trauma, and physical injuries.72  
Table 2. Health Outcomes Associated with Housing Instability  
Type of Housing 
Instability 
Associated 
Proximal Health Outcomes 
Populations 
Significantly Affected 
Source(s) 
Behind on Rent • Major or minor depression 
• Anxiety attack 
• Low-income, African-
Americans 
• Women 
Horowski, 2012 
• Development delays and 
poor physical growth 
• Under-nutrition 
• Children Health Impact 
Project, 2016 
Evicted or facing 
eviction 
• Stress 
• Major or minor depression 
• Adults Cookson et al., 
2018; Desmond 
& Kimbro, 2015; 
Health Impact 
Project, 2016 
• General poor health • Low-income mothers, 
children 
Desmond & 
Kimbro, 2015 
• Alcohol and/or drug use 
dependency 
• Adults Cookson et al., 
2018 
• Heart conditions 
• Insomnia 
• N/A Cookson et al., 
2018 
                                                 
69 Burgard, Seefeldt, and Zelner, “Housing Instability and Health: Findings from the Michigan Recession and 
Recovery Study”; Health Impact Project, “A Systematic Review of Health Impact Assessments on Housing 
Decisions and Guidance for Future Practice”; Healthy People 2020, “Housing Instability”; Horowski, “Housing 
Instability and Health: Findings from the Michigan Recession and Recovery Study.” 
70 Health Impact Project, “A Systematic Review of Health Impact Assessments on Housing Decisions and Guidance 
for Future Practice”; Healthy People 2020, “Housing Instability.” 
71 Healthy People 2020, “Housing Instability.” 
72 Aboelata et al., “Healthy Development Without Displacement Realizing the Vision of Healthy Communities for 
All.” 
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• Suicide or suicide attempts • Men Fowler et al., 
2015; Healthy 
People 2020, n.d. 
Multiple moves in 
past 3 years 
• Anxiety attack • Low-income adults 
• Children 
Burgard et al., 
2012; Horowski, 
2012 
• Poor oral health 
• Moderate or severe chronic   
• Conditions 
• Stress 
• Children Busacker & 
Kasehagen, 2012 
   
Outcomes Directly Linked to Eviction or the Eviction Process 
Vasquez-Vera and colleagues conducted a global systematic review on the threat of eviction 
and implications on health. 73  Threats to eviction included rent and mortgage arrears, 
foreclosures, repossessions, and receiving an eviction notice. Six of the 47 studies identified 
direct links between eviction and poor mental health outcomes (in the form of depression, 
anxiety, stress, suicides) and poor self-reported physical health.74 Several of the qualitative 
studies revealed mediating factors in the eviction-health pathway, where experiencing an 
eviction could cause feelings of insecurity, lack of control over daily life, embarrassment, and 
self-stigmatization that create experiences of depression, anxiety, and suicidal ideation. A 
couple of the studies also concluded that the threat of eviction affected health through 
adoptions of unhealthy behaviors, such as unhealthy eating and smoking.75 
 
More specifically, the Fragile Families and Child Wellbeing survey of 2,676 renters around the 
nation)76 found that mothers who experienced a recent eviction at the time of the survey 
significantly reported higher counts of poor health than mothers who were not evicted. 
Mothers who were evicted also reported significantly poorer health for their children, and 
were more likely to experience depression and parental stress.77  Similar outcomes were 
observed in a survey of 1,218 tenants who were evicted in King County, Washington, where 
36.7% of respondents reported stress. 78  They also found that 8.3% of respondents 
experienced increased or newly onset depression, anxiety, or insomnia because of their 
eviction; and five percent developed a heart condition.79  
 
Other mental health outcomes have also been observed in tenants who have been evicted. 
Collinson and Reed’s study identified correlations between evictions and mental health 
                                                 
73 Vasquez-Vera et al., “The Threat of Home Eviction and Its Effects on Health through the Equity Lens : A 
Systematic Review.” 
74 Ibid. 
75 Ibid. 
76 Desmond and Kimbro, “Eviction’s Fallout: Housing, Hardship, and Health.” 
77 Ibid. 
78 Cookson et al., “Losing Home: The Cost of Eviction in Seattle.” 
79 Ibid. 
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outcomes, like hospitalization and measured increases in hospitalization in an emergency 
room among tenants who were evicted within 1-2 years of their eviction (an increase of over 
70% above the mean). Similarly, they noted that such population also had higher chances of 
being hospitalized for mental health conditions. In addition, timing mattered. Patterns of 
hospitalization were statistically significant for tenants post-filing, often within a few months 
of the court judgment.80  
 
A study assessing the effects of the U.S. recession identified links between eviction and 
foreclosure and suicide. Between 2005 and 2010, there was a significant increase in eviction-
related suicides across the United States that mirrored the 389% increase in foreclosure and 
evictions.81 The majority of the suicide attempts were by white adults (87%) and men (79%), 
with the largest share of the suicides occurring within two weeks of receiving the eviction or 
foreclosure notice.82 It is important to note that this study did not control for the contributions 
that other financial stressors had in relation to suicides, or the effects that media reporting of 
suicide and foreclosure had on tenants and property owners. 
 
  
                                                 
80 Collinson and Reed, “The Effects of Evictions on Low-Income Households.” 
81 Fowler et al., “Increase in Suicides Associated with Home Eviction and Foreclosure during the US Housing 
Crisis: Findings from 16 National Violent Death Reporting System States, 2005-2010.” 
82 Ibid. 
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IV.      Project Design 
 
Part 3 illuminated how the literature on the effects of evictions on physical and mental health 
is limited, especially when it comes to understanding the nature of no-fault evictions on the 
psychological wellbeing of tenants relying on Section 8 vouchers. As of March 2019 in the 
City of Durham, community conversations about evictions were occurring, but discussions 
were often tied to economic development and non-payment of rent (based on conversations 
with John Killeen, Peter Gilbert, Dr. Donna Biederman, and Brent Ducharme, 2018-19). This 
project uses two case studies—driven by photographs—to initiate conversations about the 
ways a no-fault eviction notice could manifest poor health.  
 
The intention is to share the case studies with various stakeholders in Durham County and 
the City of Durham to dedicate efforts towards eviction diversion programs that intervene 
before a summary ejectment is filed.  
Recruitment 
I sought to find tenants who lived in the City of Durham, relied on Section 8 vouchers to pay 
their rent, and received a summary ejectment notice within 2018. I recruited the two tenants 
through a typical case purposive sampling, which means selecting participants on their ability 
to share rich information and who have experienced a summary ejectment.83  
 
To recruit the participants, I sought assistance from the Durham Eviction Diversion Program. 
In October 2018, I met with Peter Gilbert, the head Legal Aid attorney for the Diversion 
Program, to share the visions for the project and brainstorm the best approaches to finding 
tenants willing to share their story. Initially, the project focused broadly on evictions, not just 
no-fault evictions. I drafted a project description and sent it to Gilbert for dissemination to 
the Diversion Program’s clients. In the project description, potential participants were 
presented with the purpose of the study, particular requirements to participate, including: 
being over the age of 18, being comfortable in front of a camera, and being willing to share 
details about their health experiences during their eviction case. For me to contact the 
participants, tenants had to grant permission to the Diversion Program to share their contact 
information with me. 
 
As a thank you for their participation, each participant received $75, a meal during each of 
our interview meetings, and a copy of their story and photographs. 
Collection of Stories and Photographs 
After receiving five potential participants and personally contacting them, I selected two 
participants to meet three times over the course of three months (December 2018 – March 
                                                 
83 Maman, “Qualitative Research Sampling and Developing Rapport.” 
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2019). This was to build rapport with the tenants, understand how their health had changed 
post-eviction notice, and observe any changes in their perceptions of housing security. Both 
participants received their summary ejectment notice towards the second half of the year, 
with one in July 2018 and the other in November 2018. Both tenants also won their cases.  
 
The first meetings with the tenant occurred in December 2018 and the intention was to 
establish rapport, share more about the project, and just hear their stories. No recordings or 
photographs were collected then. The initial meeting was at a location of their choice, one 
occurred at a local restaurant near North Carolina Central University and the other occurred 
at the tenant’s workplace in East Durham. After obtaining their consent to participate in this 
project, which included discussions about whether or not to use their real names, we 
scheduled meetings for me to visit their respective homes throughout January and February 
2019. 
 
The proceeding meetings included the participants sharing their stories in their home while I 
audio recorded the conversation. After the interview, we chatted as I took photos of the 
participants and their home. I met three times with each participant, with the last meetings 
occurring in March 2019.  
 
Both participants received a copy of their story before the project was finalized to ensure 
accuracy and comfort with the narratives. 
Interpretation 
To interpret the tenants’ stories, I used a mix of phenomenological approach—a qualitative 
method where the goal is to describe the meaning of people’s experience 84 —and 
photographs. I transcribed and coded all interviews to identify themes, and pull text that 
served as proxy for participants’ experiences of evictions, including their attitudes and beliefs 
about the ways an eviction notice impacted their health.85 Rich quotes were used to illustrate 
themes particularly relevant for the participant. And often times, some of the experiences left 
unsaid were better captured through photography. Once content analysis and photos were 
finalized, I wrote the accounts of the tenants’ experiences with evictions and wove in elements 
of the themes. Their stories were placed in the context of their neighborhood profile. 
Dissemination 
One major goal was to disseminate the findings of this project to tenants and housing 
stakeholders in the City-County of Durham through a website. I developed the website 
DurhamDisrupted.com with financial support from the Planner’s Forum Master’s Project Fund. 
The website included the case studies, photographs, and literature review. The website was 
                                                 
84 Starks and Trinidad, “Choose Your Method: A Comparison of Phenomenology, Discourse Analysis and 
Grounded Theory.” 
85 Guest, Namey, and Mitchell, “Qualitative Research: Defining and Designing.” 
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disseminated to various housing and community development organizations in Durham 
County, and they were asked to share it with other groups and community members.  
 
In addition to the website, I organized two photography exhibits and community 
conversations to be held at NorthStar Church of the Arts and the First Presbyterian Church in 
the City. Both exhibits will take place in mid-April 2019. One of the events was funded and 
co-hosted by the Coalition for Affordable Housing and Transit. Also, I will present the findings 
of the project to the Partnership for a Healthy Durham in their Health and Housing Taskforce 
meeting in May 2019. 
 
This project was exempted from the University of North Carolina’s Institutional Review Board 
(18-2799)
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VI.             Portraits of No-Fault Evictions 
We often hear about stories of eviction due to the tenant being unable to pay rent. What 
about the stories of those who were not at fault?  
 
This section presents the stories of two tenants who received unexpected eviction notices. 
Both paid rent. Both approached their preluding issues with care by communicating with their 
property managers. The details of these stories, similar to other cases of no-fault evictions, 
differ by tenant, but the heaviness, shame, and stress they carry the second they receive that 
notice is present in every case. Further, the demographics of who continues to receive these 
eviction notices follow a disturbing trend. They are predominantly older, Black women who 
are single or divorced. These are the patterns occurring in Durham and in the rest of the 
nation. 
 
The following portraits are based on multiple interviews with the tenants and their legal 
representatives. Their respective landlords’ perspectives were not included in the stories to 
avoid any harm to the tenant given the post-court situation that both tenants find themselves 
in. To supplement the landlord perspective, I have interspersed the view of one prominent 
landlord in the City of Durham, Rick Soles.  
 
 
PORTRAIT 1 
Ms. Starks: A Case of Depression, High Blood Pressure, and 
High Cholesterol 
Based on interviews with Ms. Starks and Brent Ducharme (Legal Aid) from December 2018 to 
March 2019 
 
Ms. Starks’ hugs make you feel like you can conquer anything. It is an innate strength of her 
that shines through all her interactions with you. Now in her late 40s, Ms. Starks surrounds 
herself with the support of her five sons; three of whom she had with her previous partner 
and two of whom she adopted. Three of them have gone to live independently, but check in 
with her on a consistent basis. For her, the belief that she will survive anything with her boys—
or her “pack of wolves” as she calls them—is what gives Ms. Starks a solve-everything-and-
anything attitude. That, and her faith in God.  
 
But an unexpected eviction notice robbed her from that belief in herself.  
 
I first met Ms. Starks at Ms. Jennie’s Place Community Enrichment Center—a teaching space 
aimed at helping those experiencing homelessness, abuse, substance dependency, and 
difficult educational experiences “be able to return to society as a complete, nurtured and 
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productive member.”86 Ms. Jennie’s Place exists in East Durham, a neighborhood at the heart 
of displacement trends in the city.87 Ms. Starks is not there as a recipient, but as a partner for 
the Center through Network of Families as their Executive Director. The Network of Families 
works to feed families in the Durham Public Schools.  
 
Ms. Starks is no stranger to trauma, loss, and economic struggle. At least, not personally. 
Families unable to obtain food or find proper care for their children find themselves going to 
Ms. Starks’ group for support. So when Ms. Starks received an eviction notice from Mr. Joe 
Hicks (landlord) in November 2018, a wave of shame hit her. This shame was compounded by 
the stress she experienced in the months leading to the eviction notice. Ms. Starks’ story 
reveals a mother, a caretaker, a spiritual woman, who has displayed resilience despite the 
unexpected circumstances out of her control. It represents the story of a tenant who is acutely 
aware of the gentrification occurring in the city but continues pushing ahead. Praying for 
peace. 
 
Events Leading to the Eviction 
Ms. Starks describes her landlord, Mr. Hicks, as a “very boisterous, loud person,” a white man 
in his late sixties. Prior to the eviction notice, she never had any problems with him: “he's 
never actually been to my house. But he’s seen me at the office plenty of times, or he's talked 
to me on the phone when things have, you know, broken in the house or whatever. Over the 
years, um, they've always been taken care of in a timely manner.” She shares that she’s been 
blessed to never have experienced the poor service that Mr. Hicks’ reputation carries, as a 
Yelp reviewer posted in February 2019, “Mr. Southern Sweet Joe maybe be the cheapest guy 
in town, but as a tenant, [the] situation is beyond frustrating.” 
 
She had been living in one of Mr. Hicks’ managed properties for eight years, in a three-
bedroom, one-bathroom house in the Braggtown neighborhood. The house lacks natural 
light. It has remnants of half-fixed walls and appliances, and is cluttered and packed with food 
supplies for her organization, along with food for her boys. It’s among several houses Mr. 
Hicks rents out in the neighborhood, mostly to low-income Latinx and Black tenants. Ms. 
Starks was paying $800 a month for rent with the support of her Section 8 voucher. 
 
                                                 
86 Durham County (2017). Ms. Jennie’s Place Community Enrichment Center.  Retrieved from: 
http://durham.nc.networkofcare.org/mh/services/agency.aspx?pid=MrsJenniesPlaceCommunityEnrichmentCenter_371_2_0  
87 Terry and Azar, “The Role of Grass Roots Community Development Organizations within Community 
Development Initiatives.” 
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On August 27, 2018, Mr. Hicks notified Ms. Starks that she needed to move out by the end of 
September. He planned to sell the house on behalf of the owner. Ms. Starks was grateful for 
the extra few days’ notice, “he is not required to do that, only a 30-day notice,” she said. After 
her one-year lease ended nearly seven years ago, it automatically converted to a month-to-
month lease. 
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Throughout September, Ms. Starks spent her free time searching for a new house large 
enough for her dog and two sons—one in high school, and the other in middle school. She 
also wanted to ensure her sons remained in the same school to encourage stability. Much to 
her dismay, every place she found was more than $1,000 
per month. 
 
She asked Mr. Hicks for an extension at the end of 
September for the month of October. He accepted it. She 
continued searching. Towards the middle of the month, 
Ms. Starks finally found Briar Green Apartments, an 
affordable housing community only a few minutes from 
her current house. Briar Green Apartments would accept 
her voucher. The only problem is that the complex did not 
have any three-bedroom apartment available until 
December. Three bedrooms were necessary given one of 
her son’s mental health status. One thing her son’s 
counselors “stressed really hard is that he needs his own 
room. He has to have an area where he can go in the dark 
and, and, um, settle his self down.” 
 
Ms. Starks asked for a second extension once she found out 
about the wait for an apartment, informing Mr. Hicks that she needed additional time to wait 
until the apartment was available. His response was a surprise to her. According to Ms. Starks, 
he talked to her like she was “trash” and continued to say “I don’t care!” She pleaded for more 
time. “I didn’t want to go to the shelter” because her boys would be required to sleep with 
the men, and she was not sure what would happen there with her son who needed to be by 
her side. 
  
She decided to avoid being homeless and told Mr. Hicks that she was going to stay there until 
the apartment was ready. And “I’m going to pray.” After this, his calls became more frequent. 
“I’m going to take that HUD voucher away from you,” he threatened.  
 
Despite these reactions from Mr. Hicks, he still took Ms. Starks’ November rent. And he gave 
her a 10-day grace period to move—this is one of the requirements for a landlord to file a 
summary ejectment for hold over, which is when the tenant refuses to leave the property. 
 
Around this time in October, Ms. Starks was due for her annual physical check-up—the only 
time she visited the hospital besides for her son’s medical care. She had a relatively healthy 
history, with the only health concern being her overweight status. Her blood sugar was normal 
for years despite her weight. In general, she was able to manage it well with no issues. 
 
Mr. Hicks’ Response to her Second 
Extension Request 
I was caught so off guard when I was 
trying to explain to him that I had a 
place, but it was taken longer than 
usual, that he was saying, you know, 
[in an angry tone] "Get out! I don't 
care what you do! Go stay with your 
mom or just put yourself on the street. 
I don't care."  
 
For him to have that attitude is very, 
very different from the person that you 
know, I've known over these years. 
 
-Ms. Starks (2019) 
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During her appointment, her practitioner noticed her blood 
pressure was significantly higher than usual. “My blood 
pressure was like off the scale. Like a lot of nights just so 
stressed out.” She also started overeating as a way to cope 
with the stress. When her practitioner asked her what was 
happening in her life, she “couldn't share with him that, you 
know, I'm possibly being evicted. I just told [the doctor] I was 
super stressed. A lot was going on. And he automatically 
assumed it was about [my son] because, um, he was in a 
mental health facility in [another city] and they wanted to 
release him to come home before Christmas. And, um, I could 
not tell them I was going to be evicted because I couldn't 
have been able to get my own child back.” 
  
Her general practitioner prescribed her medication for high 
blood pressure and high cholesterol. She now needed to take 
three different pills. Prior to this point, she had never been on 
any prescription drugs. However, her Medicaid plan covered 
most of the expenses, with her only having a co-pay of $3 per 
medication. They set up another appointment to check on 
the status of her blood pressure in late December.  
 
 
 
 
The Notice 
 
After the 10-day grace period in October, Mr. Hicks officially filed a summary ejectment for 
hold over at the end of the month. Hold over is when a tenant refuses to leave the property 
past their lease agreement. 
 
The eviction notice gave Ms. Starks a sense of massive humiliation she had never experienced 
before. When I first heard Ms. Starks share this part of the story, she kept using words like 
“shame” and “embarrassed,” sometimes in between tears. She always thought evictions were 
“for people who did not take care of their business. And that was one of the things that I 
prided myself on, that that was the first bill I paid because I felt like, you know, I call my 
boys my wolves. I felt like the wolves always had to have a den. You can't holler at the moon 
all night, you gotta go in the den [...] And to have that security threatened, um, and not 
know what to do was very, very, um, disconcerting.” 
 
When Ms. Starks received the notice, she also received a flyer from the Durham Eviction 
Diversion Program. She had never heard of them, but decided to immediately seek their help. 
The Shelter is not an Option 
I could see why people choose 
bridges and woods over a 
homeless shelter…I really want 
you to understand this part. That if 
I had got evicted and I went to the 
shelter, [my sons] would not have 
been able to stay with me. They 
would have had to go around on 
the men side. So here's a person, 
that's you know, being released 
from a mental health unit and we 
can only see each other during the 
daytime hours. Um, and at night I 
just have to trust, that a man is 
over there, you know, watching 
over [my boys] or that they're 
watching each other. And for me 
that, that was just like not an 
option at all. 
-Ms. Starks (2019) 
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Her court date was set for late November. Brent Ducharme was assigned to her case. Mr. 
Ducharme is one of four full-time staff attorneys representing tenants in the County. He has 
worked for the Durham Eviction Diversion Program since its inception, believing that until the 
government provides housing for all low-income residents, legal representation is the best 
way to avoid an eviction. 
 
According to Ms. Starks, Mr. Ducharme informed her that 
she did not need to attend court because they could 
handle it. But she told him, “I’m going to show up [to 
court] because I’m a responsible person.” She believed 
she did nothing wrong to be evicted. “All I was asking for 
is time; I was paying my rent. I was responsible.”  
 
During the time leading up to the eviction hearing, Ms. 
Starks started feeling a “general sickness” that “hung 
over me, just wanting to avoid, you know, leaving.” Her 
language—with descriptions like “putting one foot in 
front of the other and not really in the moment”—
reflected someone who was experiencing depression—
something she claimed she never had.  
 
Her depression also affected her faith. Prior to her notice, 
she attended church religiously every Sunday. Then she 
started missing services, or going really late because she 
couldn’t get dressed. “I just didn’t want to do it. And the 
only thing that kept me strong was my boys. I didn’t want 
them to know.” When her church family asked what was 
happening, “I was too ashamed to admit it was an 
eviction, I was just saying that after all these years of 
living in the house, my landlord wants me to move 
because he wants more rent. And they were like, ‘don’t 
worry. God got a plan.’ 
 
The Court Case 
In preparation for the case, Brent met with Ms. Starks to 
brief her on the process and the likelihood of them 
winning. The chances were 50-50. But the fact that she 
paid rent and Mr. Hicks had accepted it was “really a 
feather in my cap.” However, he wanted her to be prepared for any outcome. Even if they 
evicted her, she would have other options. “I was grateful for that because [court is] a world I 
Hold Over From a Landlord’s 
Perspective 
I spoke to Rick Soles about hold over 
evictions. Mr. Soles  is one of the City’s 
most prominent property managers and 
landlords who oversees about 900 low-
income tenants; he frequently finds 
himself in small claims court to evict 
tenants or collect payment. While I sat at 
District Court to hear some of the 
eviction cases, I saw Mr. Soles telling the 
magistrate that “maybe we could work 
something out” with one tenant who was 
behind on rent to avoid having them lose 
their Section 8 voucher despite his 
summary ejectment filing.  
 
In my meeting with Mr. Soles, he shared 
that he takes tenants to court as a last 
resort. “They [the tenants] are not bad 
people. It’s about the money,” he shared. 
However, he does not deal with hold over 
evictions because he finds it wrong to 
kick someone out of their home if they 
have been living there for years. If his 
homeowners want to sell the property, 
“we make sure we find housing for the 
tenants” to move or set the renters up 
with a plan so they are not fending for 
themselves.  
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don’t know. If it’s about a hungry child or a child that 
needs an individual education plan or can’t get help in 
school, I know all about that. But this was like, I had no 
idea.” 
 
On the day of the court hearing, she sat near Brent. 
Their case was called up by the magistrate, who Ms. 
Starks describes as “extremely professional.” The 
magistrate expressed surprise to see Ms. Starks in court 
with legal assistance (“I didn’t know if it was a surprise 
good or a surprise bad,” she recalls). Even Mr. Hicks was 
surprised to see her there. In my days sitting in housing 
court to hear eviction cases during this project, I rarely 
saw tenants come with representation, harking on The 
Durham Human Relations Commission’s (2018) 
statistic that 95% of tenants do not have legal 
representation. 
 
Mr. Hicks took control of the hearing according to Ms. 
Starks. She notes that he was being friendly and all 
“buddy-buddy” with the magistrate, and that he used 
this “as an intimidation” tactic. During the hearing, Mr. 
Hicks told the magistrate that Ms. Starks refused to 
leave the house, and to bolster his argument, he 
mentioned that Ms. Starks was late on rent three times. 
“Three times in eight years? But that’s not what you’re 
bringing her here for” noted the magistrate.  
 
Mr. Hicks submitted the rent ledger with Ms. Starks 
rental payment record to show her late payments. In it, 
there was evidence that he accepted November’s rent 
despite putting the notice to have her out that month. As the magistrate stated, “You took 
her money.” 
 
The magistrate denied the landlord’s complaint given that Brent and Ms. Starks proved their 
case. She avoided the eviction. Mr. Hicks and Ms. Starks then negotiated for a December 31 
move out while she prepared to move to Briar Green Apartments. 
 
 
 
 
Orange Signs 
 
Beyond Ms. Starks’ fear of losing her 
voucher, she was afraid that the 
circumstances might push her underaged 
kids to engage in criminal activities to 
protect her despite all of her teachings. 
 
[My son] doesn't understand why. He's 
like, "you're paying the rent, you know, 
we're here. oh, why do people have to be 
so greedy?"  
 
And he says, you know, "I don't want our 
house to be the house with the orange 
sign." You know, that they put in the 
houses when there is an eviction, it's 
always an orange sign. And he said, "I 
don't, I don't want to see that. I don't 
want to see us sleeping in the car." You 
know, and um, you know, his theory is 
"I'll do whatever I have to do. You know, I 
got friends that say there was a way for 
me to get money and stuff." I'm like, Oh 
my God, you know, all my work is…[long 
pause]. 
-Ms. Starks (2019) 
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The Aftermath 
“Going to court helped me to know that sometimes you gotta fight,” 
Ms. Starks told me. Yet, even though she won, she still feels the 
“heaviness of shame,” no matter how much she can rationalize that 
this was out of her control. By the time she was ready move and her 
son returned home from the treatment facility, a snow storm hit 
Durham, slowing down any potential moves. So she stayed an extra 
month to the end of January. And another. And another.  
 
It was not until one of my last meetings with Ms. Starks in March that 
she admitted being on antidepressants. Her doctor prescribed it to 
her in late December, several weeks after winning her case. She is 
hesitant to share that aspect of her health with others.  
 
She also continues her now-routine visit to the doctor, scheduled for 
every two months, up from the sole annual visitation she used to need. Still she takes four 
different medications a day. 
 
She continues facing delays in her move; her health conditions have only improved marginally. 
Ms. Starks expected to move by the end of March, but her plans were delayed when she 
received a call about her mother’s passing on March 30. Her mother was struck by a vehicle 
on her way to the hospital. Ms. Starks is trying to stay strong, for her boys. “I want to show 
them what you do in the face of uncertainty, and um, handle yourself with grace.” They will 
spend a week to mourn after they move sometime in April. 
 
In a meeting in March, she heard that Durham Housing Authority will become one of the only 
housing authorities in the nation to create a homeownership program for tenants with Section 
8 vouchers. She put her name on the list. “God is giving me little blessings to say, ‘come on, 
Sheri, don’t lose faith.’” 
 
As of April 1, 2019, Ms. Starks is still in the same house. Only for a few more days as the 
apartment at Brier Green waits for her. Her kitchen pantries remain empty while her living 
room surfaces overflow with food pantry supplies, half-packed boxes, and other clutter. Eight 
years’ worth of belongings and memories to be left behind because of one eviction notice.  
 
 
 
  
Traumatic 
…even in the work that I do 
that I'm helping people that 
don't have food and, um, 
don't have clothes and 
things like that. And, and I'm 
really going through 
something just as traumatic 
and I'm hoping it makes me 
better.  
-Ms. Starks (2019) 
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PORTRAIT 2 
Ms. Turrentine: A Case of Aggravated Lupus 
Based on interviews with Ms. Turrentine and Brent Ducharme (Legal Aid) from December 2018 to 
March 2019 
 
Despite living with numerous painful health conditions, Ms. Turrentine still does what she 
loves most: hair.  
 
Ms. Turrentine, now at 65, is a licensed cosmetologist who was forced into early retirement 
because of her health, though she has managed to extended her profession in the comforts 
of her two-bedroom apartment near the Hayti neighborhood in Durham. Next to her 
impeccable kitchen are staples you see at salons, including a styling chair and a hair dryer 
stand. When I first met her at the Chicken Hut on Fayetteville Street, she said she stopped 
doing people’s hair because of lupus, scleroderma, and rheumatoid arthritis, “I hate that I’ve 
had to stop because I love it.” In 2004, Ms. Turrentine was diagnosed with lupus (an 
autoimmune disease) and scleroderma (a group of rare diseases that causes thickening of the 
skin and tightening of connective tissues, affecting her blood vessels and organs), and has 
learned to live with the conditions since then. 
 
Her passion for hair has shown in the couple of months since meeting her, where she 
continuously referred to all the friends and acquaintances whose hair she has done in the new 
year. All simple requests though. She loves the thrill of talking to people and getting to know 
them in a setting where you take it slow, no matter how much pain she feels in her bones.  
  
Ms. Turrentine’s eviction case is peculiar. An altercation with a young neighbor led to petty 
retaliations, the threat of a BB gun, the police being called, and no charges for anyone 
involved. Except that this otherwise non-descript event caused Ms. Turrentine to receive an 
eviction notice. The eviction process, as Ms. Turrentine describes, was “the most scary thing I 
have gone through.” 
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Events Leading up to the Notice 
Since 2014, Ms. Turrentine has been the only tenant to reside in her two-bedroom, two-
bathroom apartment located in one of the Durham’s Low Income Housing Tax Credit 
communities. However, she has been living in the space with support of her Section 8 voucher, 
allowing her to pay $788 a month. 
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In March 2018, a new neighbor, a young woman in her 20s, moved 
into one of the apartments by Ms. Turrentine. Ms. Turrentine 
noticed that the neighbor would walk her dog to Ms. Turrentine’s 
backyard to let the dog defacate the day after she moved in. A few 
days later, she saw the neighbor do the same thing with her dog, 
leaving the poop there. And then it kept happening as Ms. 
Turrentine watched with annoyance. She formally complained twice 
to the leasing office.  
 
On March 29, Ms. Turrentine finally confronted the neighbor, a 
confrontation that turned into a verbal attack. The neighbor 
challenged Ms. Turrentine to fight. “I’m not talking about fighting, 
ma’am,” Ms. Turrentine recounted, “I’m just talking about doing the 
right thing,” but the woman started approaching Ms. Turrentine’s 
balcony. In a panic, she went to her bedroom and grabbed a BB gun 
she was gifted by a friend. It was intended for keeping squirrels 
away from her trash can, but she had never used it before. 
 
Ms. Turrentine approached the neighbor with the BB gun by her 
side, and once the neighbor noticed the BB gun, she left. 
 
The neighbor reported the incident to the office and called the police, who were informed 
that Ms. Turrentine had a gun. The police arrived, saw that it was a BB gun—not an offense in 
North Carolina—and told Ms. Turrentine she would be okay. As she said, “the police officer 
said I was protecting my domain.” No charges were pressed against anyone. 
 
Eviction Notice  
In April, Ms. Turrentine received a summary ejectment letter citing violence not being 
tolerated in the property. She wrote a letter to the property manager pleading her case. 
Tehcnically, she did not violate any aspect of the lease and was not charged with any violations. 
 
In a letter dated April 30, she states, that the office manager “informed me that you, her boss, 
said evict me whether I had a [bb] gun or a real gun, it didn’t matter […] Mr. Mathney, I am a 
65-year-old lupus, scleroderma, and rheumatoid arthritis patient […] I love my home and 
thank God daily that His grace brought me here.” She breaks down the incident in the letter. 
Mr. Mathney, the property manager, never responded to the letter or her calls. 
 
Along with the eviction note, she also received a flyer for the Durham Eviction Diversion 
Program. Ms. Turrentine immediately reached out to the program to get representation. Her 
first court date was set for May 2018. 
Whole Life 
Take it seriously. This is not a 
play thing. That’s someone’s 
whole life. I’m going through 
eviction [sic] and I would pass 
under this bridge right here, 
and see those people living 
under the bridge. And I’m 
going to court for eviction. 
You know, all I can do is stay 
in prayer, asking God to save 
my home. I had no business 
going through that. None. 
Wasted a lot of professionals’ 
time. […] How about a letter 
before eviction to the tenant? 
Not just, “BAM! Get out!” 
-Ms. Turrentine (2018) 
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The Court Cases 
Ms. Turrentine’s time in court was not easy, at least not for her 
health. Attorney Peter Gilbert and Ms. Turrentine went to 
small claims court, continued to district court, and finally won 
their case over a three-and-a-half-month period. But during 
this time, Ms. Turrentine had a difficult time describing her 
daily experiences because of the nerves and fears she felt. Not 
only was she absolutely “embarrassed” and unlike anything 
she has ever felt. 
 
While the cases were occurring, she also started experiencing 
what she calls a “lupus episode.” Prior to the eviction, she 
never had any serious complications with her conditions. She 
was on plenty of medication, but nothing major. But she 
believes the potentially looming eviction initiatied a fear of 
hers that hark memories of her sister, who passed away from 
lupus after rapidly losing weight: “I was doing great until [the 
eviction] started happening. I was walking outside by myself 
and coming up these steps, but I continued to lose weight. […] 
While that was going on, I passed out in here and thank God 
that my family was here. They called an ambulance. The whole 
time I have been diagnosed [with lupus], I, I've never been 
through anything like that. Yeah. So um, yeah, [doctors] began 
blood tests, trying to find out why I had passed out.” 
 
Ms. Turrentine felt her chances were up in the air. It’s what she felt in her heart. However, 
Peter Gilbert believed she had a winning case, and the fact that she had an excellent payment 
record only helped.  
 
Just to prepare for the worst, she started looking for other apartments that would accept 
Section 8 vouchers. She applied to JFK Towers, an affordable housing community for seniors. 
On August 29, she received a rejection letter because of her “rental history is unsatisfactory 
or sufficient” and “criminal and other public record is unsatisfactory.” Ms. Turrentine was 
shocked. “What in the world was this? I ain't got nothing on my record. I wouldn't be on 
Section 8 if I had something on my record. I would not have qualified to be in this building.” 
She also believed the property managers at her current apartment provided an unfavorable 
referral. 
 
A few days later, on September 4, she wrote a letter to Mr. Gilbert describing the rejection 
from JFK Towers and wondering what she should do: “how can I clear this up as [an eviction] 
is the worst thing that could be on my record if I should ever want to move?” 
Fearing Death 
I have lost a younger sister and 
niece to Lupus. […] My nerves are 
shot because of the disease and 
shot because I'm losing my 
weight, and my sister lost weight, 
um, to 80 pounds. She died at 80 
pounds. And I'm, I'm thinking that 
I'm in that time of losing my 
weight and I mean, I know what's 
next.  
 
So that was what I felt like when I 
got that eviction notice. So, 
however weak, scared, nervous I 
was experiencing, I got all of that 
at one time. Everything. I've never 
been through something that 
nervous, just embarrassingly 
nervous, couldn't even sign my 
name. 
-Ms. Turrentine (2018) 
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Ms. Turrentine’s case was still being decided; she was still in her 
apartment. Mr. Gilbert contacted JFK Towers and informed 
them of the case, warning them not to deny tenants based on 
ongoing court proceedings and, instead, doing their due 
diligence to confirm tenants’ final judgments. A conversation 
with attorney Brent Ducharme revealed that this tends to be 
an occurrence in the City, where the Clerk’s Office is unable to 
automatically remove summary ejectment filings from tenant 
records. Even if they win, it might appear that they were guilty 
of some type of violation.  
 
Ms. Turrentine was able to finally prove her case and remained 
in her apartment. All of the magistrates she encountered told 
her that she did nothing wrong to receive an eviction notice. 
 
The Aftermath 
 
“I have not been feeling well,” Ms. Turrentine told me at my last visit in late March 2019. Since 
court, Ms. Turrentine’s health has worsened. She has passed out, flat on her face. She keeps 
fearing losing weight. She believes she is losing her memory.  
 
She is going to the doctors about once a week, up from the twice-a-month visits she had 
before the incident. Her doctors gave her a slip that allows her to have a caretaker at her place 
24/7 in case something happens. They are unaware of what her housing situation has been 
like in the past year. Ms. Turrentine also started receiving health bills she never had before—
ambulance and hospitalization bills for fainting episodes, plus other doctor visits that are not 
covered in the Duke program she’s enrolled in. 
 
Beyond her health, her relationship with the office manager has not improved either. Ms. 
Turrentine shared that in January, the office was complaining about her not paying rent on 
time, but she had a record of submitting the payment within the 5-day grace; it just happened 
over the holiday break. “I think they want me out and rent this apartment for a higher rent.” 
 
Repercussions 
I was doing great until these 
things started happening. I was 
walking outside by myself, 
coming up these steps fine […] I 
lost concentration on me because 
I was my job. My job was to keep 
me healthy. And I lost that. I lost 
it. And I mean I paid for it, 
because I never, since five years 
old, been in the hospital except 
for childbirth. 
-Ms. Turrentine (2019) 
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In our last conversation, Ms. Turrentine kept referring to how 
embarrasing the situation has been for her. I asked her if she has 
ever met another person who has been evicted. “No, never.” But she 
did hear about a friend’s neighbor (pregnant with a kid) who was 
evicted recently because the police was called after her partner was 
physically violent against her. Ms. Turrentine’s granddaughter said 
she saw the woman, “grandma, she’s homeless. And she had her 
kids with her. They should’ve been helping that young lady.” 
 
Ms. Turrentine expressed uncertainty with how her health will fare 
moving forward. She continued listing all those in her life who have 
passed away recently. One of her sisters, who advocated for fair 
housing through Legal Aid, passed away in February 2019 due to 
diabetic complications. Ms. Turrentine told me matter-of-factly, 
“I’m getting to that time of life when everyone is dying.” 
 
 
 
  
The Most Scary Thing 
I'm telling you, I cannot 
remember anything I've gone 
through like that before. And 
um, yeah, going, going to 
court was a monster. I mean, 
I'm up against losing my 
home!  
 
And while I was going 
through that, I was trying to 
prepare in case I did get 
evicted. So I started looking 
for another apartment in case 
just in case, which I didn't 
want to be homeless. 
-Ms. Turrentine (2018) 
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VII.     Implications 
 
The stories and findings of this project demonstrate a need to address evictions in a more 
systematic effort.  
For a segment of tenants renting in the private market, evictions can leave devasting effects 
on their health, including depression, anxiety, high blood pressure, and exacerbations of 
existing health conditions. Ms. Starks’ story displayed a case of a woman who, despite being 
deeply religious, had her heart and soul tested by the shame of eviction. Ms. Turrentine’s story 
showcased what could happen to someone who receives an unexpected eviction notice when 
they have pre-existing conditions, to the point of her losing her teeth. Even discussions with 
one of the most prominent landlords in the City indicated potential effects that they 
experience as well, “it’s horrible,” as Mr. Soles shared.88 
One way to immediately address evictions in Durham is to 
leverage the momentum towards affordable housing initiatives 
that the City and County hold at the moment. In February 2019, 
Durham Mayor Steve Schewel proposed a $95 million 
affordable housing bond referendum that will come to a vote 
in November.89 This would be considered the largest housing 
bond referendum in North Carolina’s history 90. Part of that 
bond includes directing funds to eviction diversion efforts, with 
$200,000 proposed in the first fiscal year.91 According to Mayor 
Schewel’s 2019 State of the City Address,92 the City hopes to 
provide funding for Legal Aid and the Diversion Program, 
emergency rental assistance, property tax assistance and 
repairs that help stabilize neighborhoods. The City has begun 
conversations with community members to identify ways to 
implement these initiatives. 
However, beyond these limited funds measures, there is an 
opportunity for more intentional efforts to move the City towards 
additional upstream efforts alongside public health groups. For example, the City could work 
with the assistance from the Partnership for a Healthy Durham—a County-based group—that 
has established a housing and health working group but have yet to engage in discussions 
about evictions (in conversation with a coordinator for the Durham County Department of 
Public Health, 2019).  
                                                 
88 Jimenez-Magdaleno, “Interview with Rick Soles Property Management.” 
89 Schewel, “2019 State of the City Address.” 
90 Willets, “What You Need to Know About the Largest Proposed Housing Bond Referendum in North Carolina 
History.” 
91 Community Development Department, “Proposed Affordable Housing Investment FY20-FY24.” 
92 Schewel, “2019 State of the City Address.” 
Residents First 
I think it's important for realtors 
and Durham City Council and 
everybody to understand that you 
have done the most mapping and 
data collection about the people 
who live here. So you know their 
income parameters. So when 
you're planning to build, you need 
to build to at least cover that 
income parameter, and then you 
can talk about the incoming influx 
of people that are going to come. 
-Ms. Starks (2019) 
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Specific Alternatives to Addressing Evictions  
The Durham Community Land Trust (DCLT) could serve as an avenue for addressing evictions 
using funds from the City’s affordable housing initiatives. DCLT is a community land trust that 
develops, manages, and advocates for affordable housing in the City through a shared equity 
model, meaning that homeowners share a percentage of increases in equity (market value) 
“of the house at the time of resale with future buyers.”93   
DCLT currently owns and manages 230 rental properties at affordable rates, primarily for 
households earning 60% or below AMI. Given DCLT’s involvement in this market, they could 
partner with the City to provide trainings for landlords who accept Section 8 vouchers (or are 
considering Section 8 vouchers) to gain skills in tenant mediation to use summary ejectments 
as a last possible resort. And instead of going through the court system, landlords have 
community leaders and partners that can work with them and tenants to address their 
concerns in a more humane manner.  
Another potential approach is for the City or County to provide financial incentives to property 
owners who rent to tenants with Section 8 vouchers (conversation with Coalition for 
Affordable Housing and Transit, 2019). Instead of property owners maintaining houses in poor 
conditions to keep rental rates low and accept Section 8 vouchers, Durham City-County could 
give subsidies, grants, or property tax deductions to homeowners who work to improve 
property conditions for tenants. This would require property owners who participate in the 
program to maintain an affordable rental rate over a fixed period.  
For tenants who receive an eviction notice in the future, a potential solution could be created 
based on a blended model that resembles a elements of the City’s Welcome Home Program 
and the Orange County Outreach Court.94 The Welcome Home Program offers residents 
returning from prison with peer support, care packages, and connections to services around 
the City to demonstrate care to them and promote economic mobility. The Orange County 
Outreach Court was designed for individuals who are chronically homeless and charged with 
a variety of offenses directly related to their lack of housing. The Court matched these 
individuals with a variety of social service agencies in exchange for dropping or reducing 
criminal charges; those services included resources like financial counseling, employment 
training, mental health care. For summary ejectment filings, the County can offer an 
alternative to first-time tenants that provides them with connections to social services, 
provides landlord’s with limited compensation for their cooperation and an agreement to 
serve in the tenant’s best interest, and avoid the court altogether.  
As far as those who have already have an eviction record, the community could push for 
expungement of eviction records for tenants qualifying for no-fault evictions (conversation 
with the Coalition for Affordable Housing and Transit, 2019). As noted in Part II of this paper, 
even when tenants win their eviction cases, they might carry a record indicating that a 
                                                 
93 Durham Community Land Trust, “Shared Equity Model.” 
94 Bennett, “Orange County Outreach Court Works to Help Homeless Avoid Crime”; Durham Innovation Team, 
“Initiatives & Prototypes.” 
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summary ejectment was filed against them, severely limiting their future rental opportunities. 
And for tenants who do not win their case, they risk losing their Section 8 voucher. Through 
a new program developed by the County, qualifying tenants could obtain free assistance to 
remove any eviction judgments from their records. This would open new options for potential 
housing to tenants who were previously shunned due to their rental record. 
Closing Thoughts 
During my research, I asked tenants, attorneys, officials, researchers, landlords, and advocates 
what they thought the solution to addressing evictions might be. Some believed the answer 
was more development of public housing and government involvement; others believed it 
was increasing minimum wage to improve livability conditions. A few thought that passing a 
just cause eviction ordinance—an ordinance that specifically prevents tenants from being 
evicted for improper reasons, as Ms. Starks and Ms. Turrentine faced—is reasonable. The 
Durham County Board of Commissions was considering the adoption of a just cause 
ordinance (conversation with Commissioner Ellen Reckhow, 2018).  
There were also mentions of: providing financial literacy trainings to tenants; expanding 
Medicaid; encouraging more landlords to accept Section 8 vouchers; conducting a “model 
landlord” workshop; redirecting funds from the City’s Inspection to cover landlord-tenant 
mediation instead; or ensuring that the government is not involved. As one landlord noted, 
affordable housing measures are never affordable.  
It is clear that there are a myriad of options to address evictions and prevent complications 
of tenants’ health. To do so, however, requires an intentional and concerted effort operating 
at interpersonal, institutional, community, and policy levels.  
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